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Affordable
Housings
deedrestricted
housing that
eligible low
and moderate
income
residentsan
afford by
paying no
more than
30% of their
annual
household
income.

EXECUTIVE
SUMMARY

Stoneham continues to be eelatively affordable place to livecompared tomany
surrounding communities and recent multifamily housing developmentn town
provides residents withhousing optionsbeyond singlefamily homes Even sothe
housing neexlof low- and moderateincomeStonehanmesidentsare not fully metmore
than a third of household89%, or 3,494 householiqualify for deedrestricted
Affordable Housinglue to their income statimt only 5% (495 housing unjt®f all units
in town meetthem e e d s .
community, bulso limit where new housing can be bunladdition,local zoningfavors
singlefamily homeswhich tend to be less affordable than other housing types

To better understand and address local housing needs, the Town of Stoneham

developed a fiveyear Housing Production Plan (HPP$toneham partnered with the
Metropolitan Area Planning CourfMIAPC}o create his plan, which is informed tbust
technical analysidocal expertise and community inpuf local Advisory Committee
comprised of residents and board membprsvided angoing supporthroughout the
planning processnd 70 attendees at2 publicforums contributedaluable inputo the
HPP.

In addition to guiding development, te HPP will alsohelp Stoneham meet its
obligations under Massachusetts General Law ChaptéB: Regional Planning.

Towards that endthe HPP contains the following components:

1 Housing Need+ DemandAssessmentAn analysis ofurrent demographics and
housing stock, future populatiand housing need

1 DevelopmentConstraintst Opportunities Current and futuresgulatory and
norrregulatoryconstraints, mitigation plaasd infrastructure capacitylistricts,
areas, and specific sites for housing development

1 HousingGoals + StrategiesGoals guided bythehousing need and demand
assessmeatd public inputincludinghe specific needs of levand moderate
income residentdrategiesand a timeframe formaking progress towards
housing goal

St onehamds averaivauabée assat to the a |



COMPREHENSIVE HOUSING NEEDS ASSESSMENT

In Stonehanm29% (2,608) of householdsre led by householders age 6%nd older,

representing the largest household growpthe 201115 time period By 2030,

househol ders 65 years and ol der are projected
population.This group of residentsgas unique housing neelattoften require homes with

low maintenancegccessibility featurebjgh affordability, and small scale.

The median household income in town is $78,099, Ibarentost surrounding communities.
The median income for family households of $106,528igeificantly higher than the
median income for ndamily househofdof $41,310. Importantly 39% of Stoneham
households qualify for housing assistance due tddivincomestatusa higherrate than

any surrounding community.

About 69% of lowincomerenters and owneri® Stonehamare cost burdened, spending
over 30% of their income on housing. Elderly family andaroity householdsxperience
a higherrate of cost burden: about 45% of family households and 57% offaumily
households with some@ue over 62 are cost burdened. An estimated 39% offaonily,

t

(0]

norrelderly householders are also cost burdeneth e se househol ds need housi
affordable to them to remain in town and so they

between housingelectritty and gas, food transportation medical care, and other
essentials

Almost half (42.9%) dhe dwellingunits in town are in structures that contain more than one

unit, such as apartmsmnd garden house§toneham has continuougigwn itshousing

supply, with the majority of housing built after 19B8ntal housing makes up slightly more

than a third of the townds housing inventory,
residential permits for 333 housing units, more tinaany surround@m community.

Multifamily housing production in response to depaodg with limited transit access to

the Boston area, smaller housing wutspetitive schools in surrounding municipalities, and

other factors has helped keep housingsctmsterthan inmany surrounding communities.

The 2017 median home sales price for a skiigieily Stonehanmome was $513,682 and
acondominiumas$ 2 83, 189. MAPCOSs |-bedroomonissin Stioaechaanb ase f or
shows a median rent of $1,800, while Zillow calculateigher median of $2,074.

About5.27% @95 units) of allhousingunitsin Stonehanare on thes t a Subsideed
Housing Invento($HIl)and available for lowincome residentfhis isa smallersupplythan

the 10% goal set by the state arfdwer units thathe number oiocalhouseholds in need.

In order to meethe SHI target of 10%, the town requires an additional 445 units. Since the
SHI is determined as a percentage of the entire housing stock, the needed number of units
will increaseasthe totalnumber of housingnits increasger the U.S. Decennial Census

0



DEVELOPMENT CAPACITY + OPPORTUNITIES

Approximately 36.5% (1,552.9 acres) of
conservationThis valuable green space asset disats land availability for housing
developmentBecausenuch of the land where development is possiblalneady been
built out,adding housingn Stoneharwill most kely occur throughedevelopment.

In addition to this physicdevelopmentonstraintSo neha mds zoni ng b
supply of accessory dwelling units, fiamily homes, garden houses, and apartments by
limiting them as allowable usessomezoningdistricts anglacing additional constraints

on them through site plan and specialnpierrequirements. Height limitations also &mit
range ofhousing typeacrosamost residential districts.

New munici pal t o éldusing ChloigcecDesignasot3AR® @enériaam 0 s
Association of Retired Persons) Network of-Fgndly Sta#s and Communities
designation, provide Stoneham witlaccess to new Housing Choice Capital Grants,
preferential treatment for many state grant and capital funding prograand expert
technical assistan@nd supportin implementing the goals of this Hitl expanding
housing opportunity in town

In order to determine where new housing should be added, this HPP includes data analy
of environmental and infrastructural constraints, as well as development opportunitie
Though Stoneham does not havetraitsit, residents catcess the Lowell commuter rail
stations in Winchester and Woburn and the Haverhill commuter rail stations at Wakefiel
and Melrose by car. Residents can also access the Orange subway line at the Oak Gro
Station in Malden, whichaiscessible by car, bicycle, and the Route 132 bus from Stoneharr
Center.This means there is limited opportunity for trami&nted development in towout

there are othesmartgrowth strategies appropriate for Stoneham

Community members that partidgd in the HPP forums supparntreasing housing
devel opment along Town Center and ot he
analysis found that the areas most suited for development were those in the center of tov
especially around Main Streetuel to its access toustransit, walkability, potential for
redevelopment, and distance from natural conservation areas as well as contaminate
parcels and highways.

HOUSING GOALS + STRATEGIES

To meehousingeed and address existing constraints, the HPP includes four housing go:
that willguide housingoning policy, and programmatidecisions over the next five years:

1. Preserve and increase the number of deesiricted Affordable Housing units in
town fora range of lowerincome households.

2. Expand housing choices for a variety of household types, including young families
larger households, and seniors.

3. Build housing smartgrowth locations.



4. Increase community awareness of housing need and availablghressurces in
town.

The plan also includewgets pertaining to the first goal aficreasgthe number of deed
restrictedAffordable Housingunits to meet the needs of Emincome households and
working towardso &e Harboré under M.G.L. Chapter 40B community may claim Safe
Harbor and thereby deny a Comprehensive Permit if the municipality has a locally adopted
and State approved HPP and is making measurable progress toward reaching the State
goal of 10% Affordable Housing. Stoneham has three pathards Safe Harbor

1. Increase deedestrictedAffordable Housindpy 0.5% (47 units)n a calendar year
to achieve safe harbor for 1 year, or

2. Increase deedestrictedAffordable Housindpy 1.0% (94 units)n a calendar year
to achieve safe harbor for $ears, or

3. Reach 10% deedestrictedAffordable Housing940 unitsjo achieve and maintain
longtermsafe harbor status.

The HPP recommer&&specific strategies that will he§ionehanaccomplish thabove
goals. These strategies are grouped into fa@ategories: programming, community
engagement, resources, and regulatory.

Programming Strategies
These strategiespertain to programs and initiatives the&tonehancan implement to
accomplish its housing goals:

1. Create a Municipal Housing Trust Fund
2. Preseve Affordable Housing

3. Partner with housing developers

4. Reuse buildings for mixedicome housing

Community Engagement Strategies
Thesestrategies are ways to keep residents informethaising need in town and efforts
to meet it, as well as address hogsioncerns

Promote housing counseling and assistance programs
Create and distribute educational materials on housing
Build support for the Community Preservation Act (CPA)
Hold HPP Office Hours

Create an HPP Implementation Committee

©o0oNO O

Resource Strategies
Thesestrategiegertain toresources th&tonehancan use to build its capacity to address
housing need:

10. Access funds through Housing Choice designation
11.Implement the HPP with Housing Production Grants
12.Join the North Suburban Consortium (NSC)
13.Pursudistoric preservation tax incentives

10



Regulatory Strategies
Thesestrategies arezoningchanges that can advanet o n e hHowsingbgsals:

14. Allow homes for larger households

15.Revise the special permit and site plan process
16.Encourage mixedse development

17.Revse the ADU Bylaw

18. Adopt Inclusionary Zoning

19. Adopt Smart Growth zoning

20.Revise building height limits

21.Conduct a parking study

22.Adopt a Residential Cluster Development Bylaw

A number of the above strategies may require Town Meeting and/or Planning Board
approva. The Stoneham Planning Board was established under the provisions of
Massachusetts Gener al Laws, Chapter 41,
Granting Authority. Town Meeting is the legislative body of the Town. It convenes at leas
twice amually at the time and place designated by the Select Board. Town Meeting
considers and often adopts many matters, including zoning changes. These proposed
zoning changes first appear before the Planning Board for a favorable, unfavorable, or
no recommendn, and then at Town Meeting for discussion and vote. All changes to the
Zoning Code require a 2/3rds super majority approval. Any vote by Town Meeting is sent
to the Attorney General és office for re

It is possible that not aif the above strategies will be implemented over thefiear

life of this HPPAdvancinga number othese strategied ur i ng and after
lifespanwill help positiorstonehanto increase iteousig supplyfor low- and moderate
income househojdsach Safe Harborand continue to divefy the overall housing

supply

11
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Wakefleld to the east, Reading to the north, and Woburn and Wlnchester to the Wes
"f- ISt onehamdés unique | oc ast3anh95 providds hesidents 5;
. access to regional employment centers ‘

'« .« Stonehamresidentsalso enjoy many natural and recreational amenitiesT h e rarg ¢
array of outdoor activitiessuch as hiking, biking, fishing, sailing, and kayakirtheat
# Middlesex Fells Reservation, including Spot,Rdgnch makes up almost19® f  t h e
‘ ’ area. Unigue amenitiesuch as the Stone Ztloe Greater Boston Stage Compathe TH"’(
%0 Y Community Greenwa@toneham Senior Centenicorn Golf Course, Stdraen Oaks Go

¥ {: Courseand the Stoneham Farmers Mayladter residents diverse activiti@gthin thelr?
community R

r,,.

Families with schoolage chi | dr en d e ppablidschoohsystém and e
Al numerous afterschool activities, including those offered by the Boys + Girls Club
Stoneham Recreation, and the YMQResident®f all age groupsake advantage of th {

townds pr oxi miuniguenatwal featbres riengd londdisn g tgh s O
beaches and NewHa mp s hi r e 8 s  Wheiretarcalstroanynopportunities for 1 '\ﬁg
Stoneham residents to participate in varlogalboards and committees, where they w T
to make the Stoneham experience even better for all residents.

L
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¥ Thoughmore than 21,000 residents call Stoneham home, the town continues to -“"' :
Jtightly knit community, filled with hardworking people fromeconomically diverse "'&“':’ ;
backgrounds. Stonehanresidentsare welcoming to new ideasnd new people, ~'"‘¢ - i
continue to show themterest in the future of their town through initiatives such &
and the recently completed Open Space and Recreation Plan.
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Key Findings

I The number of residents and househ@tsgharhas remained relatively constant
since 2000butt he t ownds seni or: Inptlee@lE18 timeon has | ncr e
period, householders age 65 amder represented29% (2,608) of households in
Stoneham, the largest of all age grouBy.2030, householders 65 years and older
are projected to comprise 40% .of Stonehamdés e

1 Stonehanmresidents have lower incomes theighbors in mangurrounding
communitie§he median household incomeaownis $78,099, lower tharn most
surrounding communitiesx c e pt f or Med f o r)dndl almastdalfi an of $76, ¢
of Wi nchester ds The ohadianincane fdfohehadrfardill 7 .
households of $106,528 is significantly higher than the median iffioomen
family househokbf $41,310.

1 Stoneham has a varied supply of housing choices and continues to increase its housing
stock:Almosthalf (42.9%) of units in town are in structures that contain more than
one unitsuch as apartmesand garden houseStoneham has continuously added
to itshousing supply, with the majorityuoitsuilt after 1960. Rental housing makes
up slightly more than a t@®B48kdIn 2007, t he t ownds
Stoneham issued 22 residential piésnior 333 housing unjtsnore than any
surrounding commuynit

1 Home sales prices are increadingrental pricegre stableThe 2017 median home
sales pricefor a singlefamily homewas $513,682 and a condominiuwas
$283, 189. M daRaliasesfor twebsdtoorm umits in Stoneham shows a
median rent of $1,800, while Zillow calculates a higher median of $2,074.
Stonehanrentsfor a two-bedroom uniremainlower than in manyneighboring
communities.

Still, ranyStoneharmresidents payorethan they can afford drousingAbout 69%

of low-income renters and owners are cost burdened, spending over 30% of their
income on housiriglderly family and nefamily households have a highate of

cost burden: about 45% of family households and ®f%onfamily households

with someone age 6@lusare cost burdened. An estimated 39% of i@mily, non
elderly householders are also cost burdened.

1 There are not enoudtifordable Housingunits available for eligible househaids
town More than athird of household&39%, or 3,494 householdsqualify for
housing assistance due to their-logome status, a higher rate than in any
surrounding communityleanwhile,5.27% @95 units) of all units are on the
Subsidized Housing Inventory, lower than the 10% goal set by the statbeand
number of households in need.
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MAPC uses 3
data sources to
analyze past,
present, and
future trends:

U.S. Censdata
fromthe
decennial
population
censys
conducted evern
10 years to
count every
resident in the
country. It is the
most exact
population
count.

American
Community
Survey (ACS)
datauses a
survey to
estimate
population
characteristics.
Data comes in
1-, 3-, and5-
year estimates.
MAPC uses-5
year estimates
because they
are the most
precise.

MAPC
Projectionsse
Census, ACS
and othedata
to create a
dynamic model
of future
demographic
changes.

Demographic Profile

To understand what kaechadd market h o
for in Stonehamwe mustconsiderwho lives in town and how
these demographicsay shift over time.

Towards that endthis portion of the plarconsiderscurrent population, household
composition, race and ethnicity, income distribution, educational attainment, and sch
enrollmentThis and pojections of how these characteristics may change going forward
helps uplan to meet current and future housiegd

POPULATIONPIanning for an aging and declining population

According to the American Community Survey (8@8gham hadl,752 residentsn the
2011-15 time period Thet o wpogukationhaslargely bounced back to its 2000 levels
after a slight decline following the 2007 Great Recesbmveen 2000 and 2010from
22,2191t0 21,437 Based on an analysis of how changing trends in births, deaths, migratior
and housing occupancy migiipact Stoneham in the future, MAPC projects that the
populationwill declineagain, albeit at a slower rate and level off at roughly 21,300
people by 20301 Thisdiffers fromthe trend inmanysurroundijn communities, which are
projected toexperience anncreasen population

Figurel Historic, Estimated, and Projected Populatid®90-2030

25,000

23,000 22,203 22,219 i 5
- 21,437 ’ 21,275 21,347
= 20,701
© 21,000
>
Q.
g

19,000

17,000

15,000

1980 1990 2000 2010 2015 2020 2030
Year
—o—.S. Census ACS 2011-15 MAPC Stronger Region

Source: U.S. Census, Bdpulation Estimates, MAPC Stronger Region Projections

1 For complete details on MAPC projections and the Stronger Region scenario used in this plan, visit
<http://www.mapc.org/projectiorrs.
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Between 2000 andhe 2011-15 American Community Survey (A8¢ period schoal
age children(age 5 to 19) in Stonehamdecreased by 2%, or 446 children This can be
partly attributed to the shrinkingamily size of Generation Xoorn between 1960 and
1980) and the delayin settling down and starting families for mavilennials(born
between 1980 and 200Q)Meanwhile, younger adults (a@é to 44) declired by 14%,
or 1,095 residentsand adults aget5 to 64 increasedy 28%, or1,505 residentsDuring
the same time perigalder adultsage 65 and overdecreased by 5%, or 185 residents

MAPCprojectsthat Stoneharwill continue shiftirgwards an older populatiomto 2030
Aging Baby Boomerare projected toincrease householders agé5 and overby nearly
49%, or 1936 residentscompared tahe2011-15 time period All other age groupsire
projected todeclineadults age 45 to 64 by 2%, or 1501 residents, and ymnger adults
age 20 to 44 by 9%, or599 residentsStootage children are projected tdecrease by

9%, or599residents whi | e t he t own 0 andyoonger galdecling e :

by 7%, or230 residentsSee

Figure2.

Figure2 StonehamPopulationby Age, 2000-2030
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90%
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60%
50%

Percent of Age Group Popoulation

40% 7,721
6,331
6,626 6,055 6,027
30%
20%
10%
1,041 1,048
0%
2000 2010 2011-2015 2020 2030
Year

m00-04 =05-19 = 20-44 w45-64 mE5+
Source: U.S. CensAi€S 20112015 EstimatedVIAPC Stronger RegiBmojections
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Residents ag
45 to 64 have
increased by
28% since
2000, and
residents age 6!
and over are
projected to
increase by
49% by 203Q

The ppulation
age 65+is
projected to
continue
increasing as
Baby Boomers
reach
retirement.
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Adhousisl
defined ashe
people residing
in one housing
unit.

The U.S. Censu
and the ACS us
the oOohe.
housetho
determine age
of household
groups.

HOUSEHOLDS8ouseholds are more numerous, but smaller

According t®?011-15 ACS data, there are approximately %8 households Stoneham
Thisrepresentsn insignificant change in thamber of householdsce2000. By 2030,
Sonehard s  h o uaseephojedted $oincrease by 5% taapproximately 9,507. As

described in greater detail below, much of this increase can be attributed to a highel

number of senidneaded householdbat live alone andhe dwindling family sizes of
Generation X and Millennialthe growthcanalso beattributedto the formation ofnew
family households angoung professionalattracted by proximity to employmentnd
transitaccesso BostonSeeFigure3.

Figure3 StonehanHousénolds, 2000-2030
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d=
(<5}
(2]
>
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I GFOY ===c===s=scscsscsccscsscsssssssssssscsssssasossssososssoososssasoos s
B0 ===csosscsososssssssosssoosososososoossoooooosasosososSsoooooaoosoSos:
7,500
2000 2010 2011-15 2020 2030
Year
U.S. Census ACS 2011-15 Stronger Region Projections

Source: U.S. Censdi€S 20112015 Estimates, MARSIronger Region Projections

Thehousehold size in Stonehlaas remained relatively constant since 2000 ta2El-
15 time period,decreasing slightlfrom 2.42 to 239 persons per househol8toneham
continues to have a smaller average houselsit@ compared to itsneighboring
communities, Middlesex Couatyd Massachuset&eeFigure4. Going forward, average
household size in Stonehamprgected to remain constant2030.
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Figure4 Average Household SizeStoneham and SurroundinGommunities, 201115

Household Size
=
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Municipality NS
Source: ACS 2012015 Estimates

St o n e thausebotdsinclude both famiies and norfamily compositions While The U.S. Cens
neighboring communities tend to have a higher share of family housStotghad s defines a
62.4%ratio of families to nofiamilies isnore aligned witthe broader MAPC region (63% 0 f a nas dny
to 37%) and to Massachusetts (60% to 40%eeFigure5. The higher rate of nefamily household witl
households Stonehansan bepartially explained by a higher number of mideiged two or more

adults and seniors living alone. related person:
living together

AOn-6bami
householis
defined as one
person living
alone or more
than one nen
related person:
living together.

Figure5 Households by TypeStoneham and Neighboring Communities, 2015
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Household age
composition has
shifted towards
older
householders
since 2000.

Those age 65
and over
represented
29% (2,608) of
households in
Stonehaiim
2011-15, the
largest of all
age groups.

By 2030,
householders 6¢
years and older
are projected to
comprise 40%
of Ston
entire householt
population.

Inthe 2011-15 time period householders age 65 and over represented 2@608) of
households in Stoneham, ltrgest of all age groupsThesecond largest household group
were those age 55 to 64, who comprised 23% (2,082) of the household populatien, whil
householders age 45 to 54 represented 21% (1,887). Householders age 35 to 44 and 25
to 34 comprised 14% (1,300) and 13% (1,152) of all househopectively.

Household age composition has shifted towards older househsidees 2000
Householders &g55 to 64 have increased by 60% (778), while those age 35 to 44 have
decreased by 32% (623) in the same time periéthuseholders age 25 to 34 have
decreased by 11% (144)These changes can hmartially explained by householders
movingfrom one age group to another and by aging Baby Boomers.

Going forwardto 2030, householers age 65 years and olderare projected tocomprise

40 % of St onehamds e n,twhile enosthother fieiseloold groupsoapeu
more evenlyrepresented:18% of householders are projected to be age 55 to 64,
householderage 45 to 54 and 35 to 44 are each projected to make up 15% of all
hauseholds, while those age 25 to&# projected tacomprise 11% of all househol&se
Figure6.

Figure6 Stoneham Households by Age of Householder, 262030
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Source: U.S. CensA€S 20112015 Estimates, MARBIronger Region Projections
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RACE + ETHNICITKacial and ethnic diversity is slowly increasing NonWhite and

Hispanic
Per 201115 ACS data, rmre thannineout of ten peopldn Stonehamre norHispanic residents havi
White (909%). Al t hough t {9&%)of corWitsand Hispanic rastdents is increased by
similar to surrounding communitiespitisc h | ower t han Mi d@%. e: °0%sincahe,
Even spothis population has increased b§% since the2000 U.S. CensusumbersSee 2000 U.S.
Figure 7. Broadly speakinggurrentrace and ethnicity trenda Stonehanare consistent C?:;E;S;gszt

throughout the surrounding area, witie MAPC region and Massachusedtiso
experiencing an increase in mitypopulations.

than 10% of the
entire Stonehar

Increasing racial and ethnic diversity is also evident from the changing demographi population.

St o n e publigsdheolsystem. In the 20167 school year, 16% of alpublicschool
students in town identified as Néfhite Hispanic, a 9% increase from the 2a@Blschool
year. This is corroborateloy the most recent data on English proficiency, showing t
11.6% of studenthave limited English proficiencgmpared to 8% in 200405.

Figure7 Percent of NoAVhite Population in Stonehan2000to 2011-15

0,
o 0.9% G 1.6% 0.7%

2.5% 3.0%
3.4%

1.6%

1.8%

90%

80%

70%

60%

50%

40%

Percent of Total Households

30%

20%

10%

0%

2000 2010 2011-15
Year
m Non-Hispanic White Non-Hispanic Asian or Pacific Islander
Hispanic or Latino Non-Hispanic Black or African American alone

Non-Hispanic Other
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20

tyo



School
enrollment
peaked in 2005
at the height of
the real estate
bubble.

Enrollment
reached its
lowest point in
20 years during
the 201415
school year, in
part due to
redistricting and
sclool
construction.

Nevertheless,
projections
indicate an
increase in the
schooehge
population due
to families with
children moving
into town and
replacing empty
nesters and
younger
households.

SCHOOL ENROLLMEMNG@hool enrolimenés decreased, kdaprojected
to increase in the ndature

Publicschool enroliment in Stoneham detlaieer reachingpeak enrollmenin the 2004

05 school yearEnrollment steadily declined by 22.5% ovke nextl0 years reachingts
lowestpoint in20 years duringhe 201415 school year2,317 student$art of the decline

is explained by the redistricting and school construction during this time period, as well
the changing population and houselmlthpositiarin the 201718 school year, there were
approximatdy 2,343 students registered in the Stoneham public school system from pre
kindegartento 12th grade, a decrease of 14.1%, or 387 studentser 10 years.See
Figure8.

Projections created byhe New England School Development CoudESDECfor
Stoneham suggest that despite a decrease of 30 students or more each year for the pa
decade, the pace of-imesal weagetthilthen maywdsdtsn t
an increasen the schoehge populationHouseholds with schage chitlrenwhoare by

and large moving into existifgopmesn Stonehammay result in a reversal of thecent
decreasdn enrollment.

By 2022 NESDEC projed{s4 enrolimentwiill increase by 50 childreand grades 58 by

57 pupils whilethe high school lewsill decrease by 40However, this is largely dependent

on whether there mngoingr eal estat e t ur newero tahsate nrpd
downsize. Pjectiongo the 202128 school yeashow an increase in enrollmergriades

K-4 of 4 students, combined with an increase of 59 stuthantades 58, and an increase

of 79 students igrades 912. Thelongerterm future wilalsobe affected by the real
estate narket and the number of babig¢s be born birth numbersayincrease further as
new families move in.

Figure8 Stoneham Public School Enrollment, 192818
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HOUSEHOLD INCOMHRcomevaries widely based on household
composition

Household incoms one of severalindicatos of whethera ¢ 0 mmiuoaosing stogksis
affordable to itshouseholds. In Stoneham, tkdian household incorize$78,099 lower
thanin mossurrounding communit{ezcept for Medford $76,445 median)and almost
hal f of Wi n c hneediandauselsolds$ StohehanOfdll @venly into three main
income brackets: househotédsning more tha$100,000 a year comprise 38%f the
total, households earning $50,000 or lespresenBB4%, andjustover 28% ofhouseholds
have annual incas between $50,000 and $99,99%eeFigure?.

Figure9 Stoneham Household Income Distributid?011-15
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Notably, the median income for family households of $106,528 is significantly thigier
the median income for néamily hausehold:$41,310. In addition tancomevariation

due tohousehold typencomea | so varies by the head of
(45%) of householders age 281 and 4564 earn over $100,000 annually, while only
16% of those age 65 and over eathat amountThe 65 and over household group also
has the higest percentag€s1%) of those earning39,000 or lessSeeFigurel0.

Figure10 Stoneham Household Income by Age Bibuseholdey 2011-15
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Housing Stock

Stonehamds housi nigwerscosbtltakinmasny var i ed
surroundingcommunities

Home sale prices in town have bounced back teR#eession leveds)d new development
has increased the availability of multifamily housmdgstonehanresidents The town
continues to have a healthy mix of tesudoe residents, with lower rents than surrounding
municipalities.

HOUSING SUPP1L&toneharhas a varied buight housing supply

There are 9,406housing units f@8t o n e h @4rhdusehds, Sghtly more than half

(57.1%) of unitsare singlefamily homesand the remaindeare in structures that contain

more than one unNearly half (47.246) of the multifamilynitsare inlarger developments

with at least 20units and anothel8.5% of the multifamily units are buildingswith 10-

to-19 unitsSeeFigurell. A si gni fi cant number of Stonehamos
over 50 unitswhich can beartially explained by thesupply ofsubsidizedhousing in town,

discussed in greater detail in tR@using Affordabilitsectioron page 3.

Figurell Stoneham Housing Units by Typ2011-15

Single Family
Two-Family
units 3-4
units 59
units = 10-19
units = 20-49
units ® 90+

Source: ACS 2012015 Estimates

Thoughmore than half oStoneha® s  h gtockis inmsigglefamily homestherate of
multifamilyfamily housings higher thamn many neighboringnunicipalitiesAccording to
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ACS data, only Woburn and Medford have a greater diversitynailtifamilyhousing
choices than Stoneham.

Stonelmd Isousing suppligas steadily increased over the yeasdth the majority of the
housing stock built after 196@ee Figure 12. Compared to more modern unitgjer
structures town mayack heating and energy efficienci@hich add to monthly utility and
maintenance costhat impact the affordability of theseunits for owner®r renters.
Furthermore, they may not be code compliaxtesigned forolder adults.

Figure12 Housing Units by Year BuijlStoneham and Surrounding Communitj€2011-15
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According t02010 Censudlata, 95.1% of the 9,406 housing units iStonehamare
occupid, leaving a vacancy rate of 49. This vacancy rate is lowkranthat in both
Middlesex Countys.1%) and Massachusets3%). Stoneham needs an estimated 100
to-200 more units to meet the recommenééaito-7% vacancy rate for maintaining a
range of housingpportunities

25



HOUSING TENURS&oneharoffersrental housingptiongfor residents

Communities need both rental and homeownership opportunities to meet the diverse needs

of households. Rental homes are the most financially feasible option for many households,

such as younger professionals, empty nesters, seniors, amghdbwoderatencome

households that may not be able to afford down payment and mortgageicdsteater

Bost onds e xmwieee chdarketdnlStonelamtgehmajority ofhousing stock is
owneroccupied65.2%) butrental housing makes up slightly more thanathird t he t ownd s
housingSt o n e h a oh@rdalto hanmeowmershimits is higher thannmost surrounding
communitieSeeFigurel3.

Figure13 Units Occupied by Tenuré&toneham and Surrounding Communitied011-15
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In Stoneharrhouseholers age 45 to 74constitutenostof thehomeowners the 201115
time period, with over 70% owning a hanfeunger householdensere mostikely to rent:
nearly 64% of those under the age d4 rent as do 43.2% of those age 2514.
Approximately43% of householders over 75 also reédeeFigurel4.
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Figure14 Stoneham Tenure by Age of Household&011-15
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HOUSINGVMIARKETHousingales angrices arencreasing

Housing costs within a community reflect numerous factors, isgjygyngnddemand. If
the latter exceeds thdormer, then prices and rents tend to ri€dvenincome levelf
Stonehantising costs witeduce affordability for both existing residerénd thosevith
similar incomeseeking tanake a home here.

Over the last threelecadesfluctuations in thBtonehanmousing markdtave beenmore

or less consistiewith broader regional and stateends. Both sale volume agorices rose

in the mid2000s before the bubble burst a few years later. Today, housing prices are
again on the riseand the numberfesales has recovered to nea@@05 levels

The radian home sales price in 20Was $450,000, nearinghe 2005 peakmedian home
sales priceof $451,414.2 In comparison, the median price @12, when prices were the
| owest t hey 60dwash@dr, 262. Soday, a reedidnprided singleamily home

cos$$513,682 and a condominiummoss $283,189. SeeFigurel5.

2 |In 2016 inflatioradjusted dollars.
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Figurel5 Stoneham Median Sales Pric2)00-2017
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In 2012 when prices began risiragain after the Great Recessjosalesalso began to
increase at a fairly consistent rat®hile the number of condo and sinédenily homesales
have not surpassed peak 2005 numbers, they have continued t&egsagure16. The
change in volume of home sales can be explgiaetially by the Recession: from 2007 to

2003
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Home sale:
prices have
continued to rist
since 2011, anc
may soon reacl
2005 peak
prices.

2012 families werestill recovering from the crash and waiting for housing prices to increase
to pre-recession leveis orderto build equitybefore selling

Figurel6 Stonefam Home Sales Volume&000-2017
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ACS rental data
is seleported
by occupants
already living in
rental housing,
and therefore
doesnot reflect
current rental
prices for units
on the market.

Despite increased salegcent data obtained from Realtor.candicate thatthere is
currentlya limitedsupply of homes for sale, and thdusing prices are continuing to rise in
Stonehamas of August 2017 there were only 34 homes listed for, sate a median list
price of $527,000.Additionally, Realtor.com reged that the listing price increased by
$8 a square foot in the Februaugust 2017 skmonth period when compared to the
previous sikmonth period of August 2016 to February 20Nevertheless, median sales
price in Stoneham remains lower than in nodimgr nearby municipalitieSeeFigurel17.

Figure1l7 Median Sales Price for Home SaJ&toneham and Surrounding Communiti€016
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Median gross rentgor all rental housingnot justcurrent listingdin Stoneham and
comparison communitiesige from approximately $1,100to more than$1,624. At
$1,289, Stoneham s me d i a n negrrthe wveeend efthdt ranges although higher
than the Commonwealtkerall SeeFigurel8.

Figure18 Median Gross ReniStoneham and Surrounding CommunitieZ011-15

$2,000
SR $1,624
g $1,600 $1,474 LS8
@ $1,400 5 $1203 $1,282 $1,289 $1,331 $1,341
' $1.102

Municipality \$@>
Source: ACS 2012015 Estimates
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However thisrental datadoes not provide thbest understanding of Stonel@a®m cur r ent
marketfor two main reasongirst, rents are seféported via the ACSby occupants that

are already living in rental housintherefore theydo not reflect current rental prices for

units on the markeSecondrentsrepresent units that were leased at any time prior to

survey regonse, so thegnay alsobe outdated MAPC keeps a rental listing database

recent listingsather thanall occupied rental unitéccording tahisdatabase the median

rent for all apartments listed istoneham betweedanwary and December 2016 was

$1,633. This i$344 higher than the ACS gross rentraate

Additionally, Zillow and MAPC both track median géot two-bedroom unitsMAP® s
listings databasshows medianStonehament of $1,80Q while Zillow calculatestagher
median of $2,074 Despite these higher numb&wonehantwo-bedroom rentalsemain
lower costvhen compared to neighboring communfesFigurel9.

Figure19 Median Gross Ren-BRListings Stoneham and Surrounding Communitieline 2017

$2,595
$2,074 :
$2,000

$1,500

$1,000

Zillow Median Rent

$500

$0
Stoneham Woburn  Medford Wilmington Wakefield Reading Melrose Winchester

Source: Zillow Research, June 2017 Municipality

HOUSINGJNITS PERMIT TESbneham hasldedsignificant
multifamilyjhousing in recent years

Though permitting trends are not a perfect indication of the rate at which a municipality

expands its housing stdckbo e cause permits dondét atheways result
are a good indication ofnarket trends andhe rate of housing growth municipality

suppors3 From2010 to 2017, Stoneham permittetB3 housing units, of whiéé6 were

for multifamilyunits See Figure 20. The largenumber of new multifamily development

shows that Stoneham haken steps to resporid demand for this type of housirigfact,

in 2017, Stoneham permitted the greatest numberunfts compared to surrounding

communities: Melrose permitted 5 shfigheily units, while Wilmington permitted 58.

3 Permits issuezhn be underreported to the Census and/or units are not always built even if permits are
issued.
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Affordable
Housings deed
restricted
housing that
eligible low

and moderate
income resident
can afford by
paying no more
than 30% of
their annual
household
income.

Figure20 Stoneham BuildindJnit Permits by Year and Type, 2012017
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DEVELOPMENT PIPELIDHspite recent permitting trendisn&ham
currenthhas few projects in the devalept pipeline
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Four multifamily projects have been recently permitted and built in Stondhienanether
isin the development pipelin€he project in the development pipeli@@mmons at Weiss
Farm,is a Chapter 40Bproposaland include 25% Affordable HousingSeeTable 1.
However, the Weiss Farm project is in litigatiegr the number of housing units, potential
land svaps, and environmental factoemd sothe number of unitsiltimately built is
uncertainThe other projects dmwtinclude any deedestrictedAffordable Housingunits.

Tablel Stoneham Development PipeliriePlanning Stage

# Development Units % Affordable | Status
1. Fallon Road 289 0 Built
2. 42 Pleasant St 21 0 Built
Project 1- Unnamed Under constructig
3. (Hospital) 48 0
Project 2= Unnamed Under constructig
4. (Hospital) 261 0
5. Weiss Farm (in litigation) 264 25 Inlitigation
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PROJECTED HOUSING DEMARMB)ections indicate rising demand for
housig in Stoneham

MA P (hoéusing projections are bas&gely on changes irpopulation and household

size# Stoneham dusingprojections for 2030 shownaincreasen demand for housing in
Stonehandue in part to a projected increase in the number of househbidsneet
projectedfuture housing demand, the town needacrease & housing stock by 2%, or by

an estimatedl69 newunitsHouseholds of different types, sizes, and ages have different
housing occupancy patterns: young adults tend to occupy multifamily rental housing, middle
age households disproportionately live inlsifigmily homes, and senior householders tend

to shift toward multifamily housing as they aecountingpr projected household changes

by age group,approximately 74%, or 125 unitshould be multifamily housingorder to

meet this deman&eeFigure21.

Figure21 Stoneham Projected Housing Demand by Type, 22080
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4 Development of these projections was supported by an advisory team comprising academic experts, state
agencies, neighboring regional planning agencies (RPAs), and member municipalities. MAPC reviewed
reports from other regions nationwide to assess thentstate of practice and also reviewed prior

projections for our region to assess their accuracy and identify opportunities for improvement. Data sources
for the projections include Decennial Census data from 1990, 2000, and 2010; American Community Surve
(ACS) data from 2005 to 2011; fertility and mortality information from the Massachusetts Community Health
Information Profile (MassCHIP); and housing production information from the Census Building Permit Survey
database and MAPCDO3 s Pdpdatian bna plonsgng Dembna Prajdrtaoiss enethodology
canbe found herehttp://www.mapc.org/wpcontent/uploads/2017/08/MetroBostoiProjections
AppendixF~Formulas.pdf
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Area Median
Income (AMi¥
theamiddlé of
all incomes in al
area, where hall
of all incomes
are higher and
half are lower.
AMI for a
particular
community is
defined by the
U.S. Departmen
of Housing and
Urban
Development
(HUD).

HUD calculates
the AMI for
Stoneham
taking into
account all of
the towns and
cities in Suffolk,
Plymouth,
Norfolk,
Middlesex, and
Essex County.

Low Income
Householdwe
defined as those
that earn less
than 80% of
the AMI. The
AMI for
Stoneham in
2017 was
$103,400.

Housing Affordability

There are mordow-incomehouseholdsin Stonehamthan there
are deedrestrictedAffordable Housingunits.

A high number dbtonehanmouseholds are low income, earning less than 8@Pe dfrea
Median Incom@AMI) Many are also cost burdened, paying more than 30% of their income
on housing-or these residents in particular St o rsraafiea su@pbpf deed-restricted
Affordable Housingneanshousing opportunity in town is limited

HOUSINGASSISTANCE ELIGIBYLHBtoneham has a high rate of
gualifying households

Federal and state subsidized housing programs use AMI and household size to ident
eligible households. Typically, households at or below 80% of(Ah an income of
$78,150 for a fourperson househltt) qualify for housing assistanc®eeTable 2. The
number of households in Stoneham eligible for housing assistaarteindicatorof
Affordable Housingpeed.

Table2 FY2017Affordable Housingincome Limits, Basn-CambridgeQuincy,
MA-NH HUD Metro FMR Area

Extremely Very Low

Persons in Low Income Income Low Income AMI
Household <30% AMI 30% to 50% 51%to 80% AMI

1% 21,70C $ 36,20( $ 54,75

2| % 24,80C $ 41,400 $ 62,55

3| % 27,90C $ 46,55( $ 70,35

4| 3$ 31,00C $ 51,70C $ 78,15 $ 103,400

5/ % 33,50C $ 55,85( $ 84,45

6| $ 36,00C $ 60,00C $ 90,70

7% 38,45( $ 64,15( $ 96,95

8| $ 41,32C $ 68,25( $ 103,200

SourceHUD, 2017

Compared to surrounding communities, Stoneham has the highest ratanobriwv
housbolds 39% of households (3,494 househpldsownqualify for housing assistance
due to their lonwincome statu3he lowincome housholds in Stonelaaenevenly divided
14% are low incomg50% to 80% of AML)12% are very lowincomg30% to 50% of
AMI) and 13% are extremely lowincome(lower than 30% AMISeeFigure 22. Public
schools in Stoneham have also s@ein@ease ifow-income students4% in nine yeafs

5 From 6% in the 20085 school year to 22% in 20134
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Figure22 Household Distribution byAMI, Stoneham and Surrounding Communitie2010-14
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Households with an elderly person are more likely to be low in@&dteof elderly non
family househotts(living alone or with unrelated peopke lowincomehigher than any
other househol@dge group A lower but nevertheless notable rate dtiexly family
household@iving with at least one family membarg low incomg42%), anda similar

100%

Moderate Income -~ Upper Income

>80% <=100% > 100%

rate (46%) of nonfamily, norelderly househds are lowincomeSeeFigure23.

Figure23 Stonehan Income as Percent of AMI by Household Ty@29810-14
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HUD standards
qualify
households that
spend more thal
30% of their
income on
housing aé ¢ o
burdened and
those that spenc
more than 50%
as 0sev:
burdened

According to
HWD, a
community is in
need of more
affordable
housing if it has
a rate 0f30%

or higher cost
burdened
households and
15% or higher
severely cost
burdened
households.

COST BURDEHtoneharhas a high rate of households g#t too much
for their housingased on their income levels

whet he
gr oss

used to deter mi ne
househol dos

met hod
portion of a

A second
isbased ont h e

In Stoneham, 36% of all households are lwostened meaning they pay more than 30%

of income on housirggcond only to Medford when compared to surrounding communities
Thisis higherthahUD 6 s t hr e s hwhithds af3@4 ratecobcost rinddimough

St onehamds rsartoendingsommungmese thisnocc®rmmondicating aack

of housingffordability across tharea. SeeFigure24.

Figure24 Cost Buréned Households, Stoneham and Surrounding Communities, 2091
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Source: ACS 2012015 Estimates

In Stonehantost burdens high among all usehold types. However, elderly family and
norrfamily households have a higher percentageast burdenas is to be expected given
the loner-income levelsf these householdess describedin the prior sectiowf this
document About 45% of family households and 57% of +fiamily households with
someone age 6and overare cosburdened An estimated 39% ofan-family, norelderly
houseblders are alsacost burdeed. SeeFigure25.
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Figure25 StonehamCost Burden by Household Typ2011-15
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Source: ACS 2012015 Estimates

It is important to consideost burderamong lowincome householdpecifically as they
have fewer housing optioasd therefore are nolikely paying more by choicbecause
they prefer some homes over othérsStonehan§9% of rentersand ownersearning less
than 80%of AMI arecost burdeed. This rate of cost burden among{meome households
is much higher than among higbaming household#\pproximately 19% of renter
householers with moderate incomégtween 80100% of AMI experienceostourden as
do 44% of owner househads at this income leverhe higér rate for owner househadds
may be due to high mortgage paymemgelation to incomes.

FAIR MARKET RENItoneharents are higher than established Fair Fair Market Ren

Market Rent (FMR) is used
determine ren

Fair Market Ren(FMR)is themaximum allowale rent determined by HUD fateed fgzlgrﬁsam

restrictedAffordable Housing FMR is calculated for entire metropolitan areas; Stonehan ¢ eaffordable

is part of the Boston Metropolitan Statistical AfeeFigure26. Housing
programs.

Figure26 Fair Market Rents for the Boston Metropolitan Statistical A@11-18
FMR is
Bedrooms 2011 2012 2013 2014 2015 2016 2017 2018 determined
Efficiency $1,083 $1,099 $1,035 $1,042 $1,071 $1056 $1,194 $1,253 through ACS
1 Bedroom $1,149 $1,166 $1,156 $1,164 $1,196 $1,261 $1,372 $1.421 rental data,
2 Bedrooms $1,349 $1,369 $1,444 $1454 $1,494 $1567 $1691 $1,740 a djlgz'?rrt:ggt
3 Bedrooms $1613 $1,637 $1,798 $1811 $1,861 $1,945 $2,116 $2,182 rental forecasts
4 Bedrooms  $1,773 $1,799 $1955 $1,969 $2,023 $2,148 $2,331 $2,370 and other
Source: HUD technical
factors.

6 FMR does not include utility and other allowances.
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M.G.L. Chapter The ACS gross estimate of $1,510 fdirtevo-bedroomrental unis in Stoneham is lower

40Bdefines than the FMRf $1,740, but Zi |l | o suGenlistRgsrite$2,071 doeaxtwo
Affordable bedroom unjthigher than the FM&d M A P @eltal databaseestimate of $1,800. This
Housinginitsas : : ) e
housing means that lovincome households seeking to rent in Stoneham will likely pay more fo
reserved for housing than they can afford arsduldbecome cost burdened.
incomeeligible
households Figure27 StonehanRens by Sourcdor a 2-BR Unit, 2011-15
earning at or
below 80% of $2,074
AMI. The AMI _ $2,000 $1.691 $1,800
for 2017 was o $1,510
$103,400. © $1,500
=
Units are £ $1,000
secured by dee =
restiction to =
ensure %
affordability ACS FMR MAPC Zillow
terms and rules. Data Source

Source: ACS 2012015 Estimates, MAPC, HUD, Zillow
All marketing
andoccupant

selectiofollow SUBSIDIZED HOUSING INVENTCRYo n eAffardalllesHousing

Affirmative Fair

Housing stock doemrot fully meetthe needs afurrentesidents

Marketing

guidelines per TheC o mmo n w Subsidizéd Housing Inventory (SHI) is used to measiireaak
chzssachusetts muni ci pal ideegiesricted Affordable Holisingfor the purposes of M.G.L.
Department of Chapte 40B8 In Stoneham, 5226 (495 units)of the 9,399 yearroundhousingunits are
Housing and on the SHI, lower than the 10%oal established by Chapter 40Bnd behindmany
Community surrounding communiti@oneharhas the lowest percentage of SHI units after Winchester,

Development

(DHCD). although only Wilmington has met the 10% tar§eteFigure28.

. Figure28 SHIRate,Stoneham and Surrounding Communitjez017
Housing that

meets these 12%

requirements, if 10.26%

approved by i o, B67%  BT4%
. 0 0

DD saddec £

Subsidized 6% 5.27%

Housing

Inventory (SHI). 4% --3.08%

2%

Percent of Housing Stock

0%
Winchester Stoneham Medford Wakefield Melrose Reading Woburn Wilmington
Municipality
Source: Department of Housing and Urban Development (HUD), 2017

7 ACS data is from 2015 and has been adjusted for inflation.
8 M.G.L. Chapter 40B states thfordable Housingunits if approved by DHCD, are added to the
Subsidized Housing Inventory (SHf). | ess than 10% of a c¢omnGhapiet y o6 s
40B allows developers of levand moderateincome housing to obtain a Comprehensive Permit to override
local zomg and other restrictions.
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In orderfor Stonehanto meetthe S a t Sélldasget of 1094940 units)the town rquires

an additional 445deed-restrictedAffordable units. Sincethe SHI is determined as a

percentage of the entire housing stock, the numb&ffafdable Housinginitsneeded to

meet 10%will increaseastotal marketrate unisincreaseWhile 298 of the 495 SHI units

in Stoneham araffordable in perpetuity, 194 units locatext 100 Mountain View Terrace

are set to expire in 2031l affordabi | uponyexpirasiamit i3 yeaessn e we d
Stonehamds percentage of SdBl15%208 uns)Seel | | decrease
Figure29.

Figure29 Stoneham SHI Units by Housing Developmge2®17
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As was mentioned at the start of this section, an estirB8%d3,502) of households in
Stoneham aréow-incomehouseholdthat qualifyfor deed-restrictedAffordable Housing
However 86% of thesehouseholdsust find housing on the open madsethere are not
enough SHI units accommodate thewere the 194 unitat 100 Mountain View Terrace
to expire without new units being added in their pléoe percent of lowncome households
able to find deedrestrictedAffordable Housingn Stoneham would drop from 14%9%0.

If Stoneham increasits SHIto the recommended 10%, the numbeelajible households
able to find a deedrestrictedAffordable Housingunitwould almost double to 27%ven
then however, there wouktillbe unmetAffordable Housingneed in town.

9 Stoneham needs a total of 940 deedstricted units to meet the 10% SHI goal based on the 9,399 year
round units per th2010 Census count. Currently, Stoneham has 495 SHI units.
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Key Findings

1 Open space amenities and other assets maednavhilability for new housing
development isnitedAppr oxi mately 36.5% (1,552.9 acres)
permanently protected for conservation. About 87.4% (1,357.2 acres) of all
permanently protected land is the Middlesex Fells Reservation, which comprises
more than 1/34 (31.9%) of all of StonehamAs much of the land where
development is possible has been built out, new housing will mosiddaiya
redevelopment.

1 Stoneham has less transit access than other surrounding coffirauoivasdoes
not have a commuter rail statitmit residenthaveaccess tohe Lowell commuter
rail statiors in Winchester and Woburn and the Haverhill commuter rail stations
Wakefield and Melroséy car. Residents can also access@nange subwayline
at the Oak Grove Station in Maldewhich is accessible logr, bicycle,and the
Route 132 bus froiRedstone Shopping Center.

1 There is opportunity to facilitate development of a variety of housing options in
appropriate locations through zoning amendSent® ne hamoés zoning byl aw r e
the supply of accesso dwelling units, twéamily homes, garden houses, and
apartments by limiting them as allowable usesiost zoning districend placing
additional constraints on them through site plan and special permit requirements.
Building kightlimitations alsoonstrairhousing types in most residential districts.

1 Stoneham hasade big strides in developing and accessingipal tools for housing
developmenin 2018, Stoneham received Housing Choice Designation as part of the
programds first cohort of communities. Wi t h
exclusive access to new Housing Choice Capital Grants, and preferential treatment
for many state grant andapital funding programsStoneham ialsopart of the
AARP (American Association of Retired Persons) Networkfafehgkty States and
Communities, aras sucheceivetechnical assistanaaed support

1 New housing should be locategnartgrowth loctions:Community members that
participatedat HPP forumgrefer to see nevhousing developmeimTown Center
and other local economiar eas . MbAtiRalvé sanalygissupports this
approach, findinghe areas most suited for developmtnbe those irthe center
of town, especially around Main Stregie to its access to public transit, walkability,
potential for redevelopment, and distance from natural conservation anehs
contaminated parcels and highways.
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More than 1/38
of land in town
is permanently
protected for
conservation,
adding to

St oneha
natural beauty
and recreational
opportunities.

Other than
several large
undeveloped
parcels, most
new housing
development in
Stoneham will
likely be
redevelopment
of existing
underutilized
structures.

M.G.L. Chapter
21Erequires the
proper
identification of
contaminated,
hazardous sites
that require
cleanup.
Depending on
the extent of the
contamination,
Chapter 21E
limits what
activities and
uses are
allowed.

Natural & Physic al Constraints

New housing development faces numeroyshysical constraints
in Stoneham

Stoneham is home tioe Middlesex Fells Reservatianbeautiful natural resource much
loved by residents. This asset and other protected open spaces mean devdkdioie
Stoneham i s much | ess t han .Stdmnehantdoes nobhaves i
a commuter line statidoyt it does have access to other stations in neighboring towns, as
well as to connecting bus linEisis indicates a need for saiint parking at new mixedse

and multifamily developmenihepublicschoosystem in town has undergone a variety of
changes, and enrollment is progecto rise following a period of decliné which case
capacitymay need to increase to accommodgteater households with children in town

LAND AVAILABILITY

The Town of Stonehais14,253.6 acres A significantportion of land is permanently
protected for conservatianapproximately 36.5%o0f acreage (1,552.9 acres) This is
divided betweertowrrownedland (4.1% or 176.3 acres) andederal and date reserves
land (32.4% or 1,376.6 acres)About 87.4% (1,357.2 acres) all permanently protected
land isthe Middlesex Fells Reservation, located irsdb#hern part ofown and more than
1/3 14 (31.9%) ofStoneha®m s  &rea.n d

Approximately 11%(467.9 acrespf land inStoneham consists of otpablicproperties,
small ponds, roads, and other public infrastrucAlveut 1.5% (63.26 acres) of thtewn
is at risk of annual flooding or is a regtdry floodway. Nine tracts itown haveactivity
and use limitations, while one site falls under Chapte(@5LEMaple Streetand mayalso
be contaminated or hold hazardous materials.

The high amount of land restricted from development leaves only lapsmiain of the
town for new residential construction. Other tha@rablarge undeveloped parcels, most
new housing development in Stoneham will llkealgdevelopment of existing underutilized
structures.

MUNICIPAL INFRASTRUCTURE

Water & Sewer

TheMassachusetts Water Resources Authority (MWRA) provides water and sewer serv
to the Town of Stonehaifheiown has five pumping stations, 75 miles of water mains, and
75 miles of sewer, all of which are overseen by the Stoneham Public Works Water& Sew:
DepartmentThe primary water supply for Stoneham is the Quabbin Reservoir, one of the
largest unfiltered water supplies in the couriach year, thBublic Works Water & Sewer
Department replaces approximately 1 miletbé water main pipeoriginallyinstalled in

the 1930s and 1940dn parallelMWR A i s currently in the p
water pipelines as part of the Northern Intermediate High Redundant Pipeline Project. Tl
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will provide thetownwith a redundant water supply loop amdsult in a more reliable
water supply. The project is expected to be completed by December of 2019.

Spot Pond, located within the Middlesex Fells Resensdorss a backup reservoifor

the MWRA Spot Pond is approximately 280 acres in size andt an elevation of 157
feet above sea levelrlhe MWRAlso controls theells Reservoir, located in the southeastern
part of town in the Middlesex Fells, and the threservoirs located within the Middlesex
Fellghatare used and managed by the towhWinchester for water supplZrystal Lake,
located primarily in Wakefield but with a portiaf the watershed in Stonehaserves as

a water supply resenir for the Town of Wakefield.

Water and seweratesare $6.29 and $9.34 respectivelyWater and gwer connection
fees fave not been updated since 200Residential projects with more than six angs
chargeda high sewer connection f&kee Table 3.

Table3 StonehamSewer + Water Connection Costs

Type | Cost
Sewer

Residential-6 units $50.00
Residential 6+ units $1,000.00
Commercial $1,000.00
Water

1 inch $500.00
162 inch $750.00

2 inch $1,000.00

Source: Town of Stoneham, 2018

Roads & Transportation

Stonehanis situated between two interstate highwd@3 on its western boundary and |

95 (a.k.a. Route 12dmmediatelynorth of thetown line These two routes connect Stoneham

to the Greater Basn region and the rest of the Commonweattbcording to the 2014
Stoneham Town Center Strategic Action Rlaim Street is used as a g¢btough when
Interstate 93 and 95 are heavily congested. Congestion also occurs around Town Center,
with the most significant backups around the intersection of Montvale and Raste&lB,

asthe Stoneham Square intersattvhere Main, Frankliand Central Streets converge.

The congestion is in part due to commuters driving to surrounding communities, such as
Melrose, Malden, Wakefield, and Reading.

The Stoneham Public Works Highway Department is responsible for the seasonal and winter
maintenance of the 85 miles of roadways, sidewalks, street signs, curbing, and storm
drainage system in town, as well as any new road construction projects.

AlthoughStonehandoes not have a commuteil station, & residenthave access tahe
Lowell commuter rastatiors in Winchester and Wobu(th0-15 minutesy car) and the
Haverhill commuter rail station§Vakefield and Melros€5-10 mirutesby car). Residest
can also access tii@range MBTAsubwayline at the Oak Grove Station in Maldemhich
is accessible by cdbjcycle,andthe Route 132 bus froRedstone Shopping Centehich
runshourly from 6:00 am to 11:20 pm on weekdaysand at a reduced schedule on
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Saturdays Finally,the Route 325 express busins fromthe north end of Medford to
downtown Bostoevery 20 minutefom 6:25am to 6:48pm on weekdayga 10-minute

trip by car) Stoneham is also part of the -Dommunity Bikeway, whiahll connect
Stonehanwith Woburn and Winchesteand provide a safe bike route to the Winchester
Center and Wedgemere commuter stations when it is completed in late summer 2018.
2017, thetown also voted to participate in titet a €Complete Streets prognato improve
streetscape, safety, walkability, and economic development in the Town Center.

According to the 2014 Massachusetts Vehicle Census, there are 1.75 vehicles per house
in StonehamApproximately 93% (8,399) of all householdstawn have at ast one
vehicle and almost half (42% or 3,805) of all households have two vehitéscle
ownership differslightlyby tenure status: about 98% (5,629) of homeowhere one or
more vehicles, while 85% (2,770) of restawn one or more vehicléeihaps in part due

to a lack of rail stations in towabout 89% (10,541) of workerage 16 years and over
drive to work, 5% (565) carpogand 6% (762) take public transieeFigure30.

Figure30 StonehanHouseholds by Number of Vehicles, 2012016

13%

= None
1
2
3

= 4 or more

33%

42%

Source: ACS 2012016 Estimates

Schools

Stoneham has six public schools, including orselppe(Stoneham Integrated P8xhool)

three elementary schodfSolonial Park, Robin Hood, and South Elementarg)middle
school(Stoneham Middle Schoaind one high scho¢btoneham High SchdélSince
2010, the Stoneham Public Schools have undergone new construction, demolitgms, clo:
and redistricting tanoreefficiently serve thé¢ o wstlioshge populationln 2013, the
Town sold the East School, which was subseqoemiisrted to 3 luxurgondounitsand

the North Schoalvhich wagonverted to 11 markeatate condominiums

In the 201718 school year, there were approximately 2,343 students registered in the
Stonehanfublic Schoo$ from prekindegartento 12t grade, a decrease of 14.1%, or
387 studentsin 10 years. Prgections created byhe New England SchoolDevelopment

10 The Stoneham Integrated Fehool is locatediside the Elementary School buildings.
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Council (NESDE®G) Stonehansuggest that despite a decrease of 30 students or more

each year for the past decade, the pace of real esteédes t@d mo-vmes 6 wiagdgeh school
childrermay result in an increasethe schoehge populatiorand a reversal éthe current

decreased enrollment trendtown
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Zonings a
powerful tool
for guiding
future
development
and ensuring
incompatible
uses are not
placed together.

Exclusionary
zoningpolicies
that prevent a
mix of housing
types, require
large lotsizes,
and include
minimum square
footage can
keep many
households fron
moving into
areas of
opportunity.

Spot zoninig
when a parcel
of land is
singled out for a
different use
than the
surrounding
area. Spot
zoning may not
be consistent
with a
commitisn i
comprehensive
plan and could
benefit the
parcel owner
while being
detrimental to
the greater
community.

Regulatory Constraints

St on e hamamingdimits thedevelopment of housing
types other thansingle-family homes

Stonehamds zoni ng b gcteasary dwellghg uniteofansly hiorhes, s
garden houses, and apartments bither limiting them as allowable uses placing
constraints on them through site plewiew and special permirequirements. Hght
limitations also limiiversehousing typeom being developedh most residential districts.

RESIDENTIAL ZONING

Zoning bylaws designate the uses and types of buildings all¢aretl not allowed)n
municipalities under M.G.L. Chapter 48A. o n s Koaimy@ylaw (ZBL) was last updated
in 2017, and itdivides the town into 20 different districts, includivage forresidential,
commercial, open spa@nd medicalland usesas well asseveral overlay districts. The ZBL
permitsdifferent types ofreddential development in 14 of the 20 districkait not in
Business, Highway Business, Commercial I, Wireless Service Facilities, Recreation/(
Space, or Education Districdame residential uses are allowed by right, while others
require a Special Permaind additionalreview.

Special Permit Process

In orderto receivea special permit, required for multifamhpusingvith more than two
unitsin the majorityof districtsa developermusffile a requestwithSt o n e Plaamng s
Board (PB)IhePBholdsa publichearingfor the permit The applicanimuspublidze inthe
local paperfor a period of twoweeksand notify parcel abutterof the hearingThepublic
hearingis held duringa PBmeeting after whichthe PBmakesand rendersa final decision
on issuing the special permit

Site Plan Review Process

Proponents of@velopments requirirgsiteplan reviewmust fileheplanand a fee of up
to $300 with the Select BoardBOS)also providinga copy to the Building Department
Applicantsmay haveto pay an additional fee to cover costs ifthe BOShiresan outside
consultanto review the plan. Followingreview, the BOS holdsa public hearing. The
applicant isresponsibldor ensuringbutters, newspaperand the Town website poshe
hearing.Siteplan approvalneeds votes frorfour out of thefive BOSmembersand any
modificatiorof the siteplan issubjecto the same procesasthe original plan.

The special permit and site plan revipnocesses can be inefficiemxpensive, and
introduce uncertainty residentialdevelopmentThisan increase timelines and therefore
costswhich are then passed on to occupants

Below is a summary of residentigdes alloed in each districand an analysis of how
dimensionaknd othemrequirements may impact residential development in town
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Residene A is the largest district in Stonehand allowsonly singlefamily dwellings by
rightwith a minimum lot size of 10,000 square f&xnversions of sing@mily houseto
multiple unitsare allowed with a Board of Appeals varianc€urrent dimensional
requirements helfacilitate these dwellings by allowing building hesghg to 30 feet a
lot coverage of 30%,and 10,000-squarefoot minimum lot size§hesemoderate
requirementsfacilitate singlefamily development whilepreventing higher density
devdopment and presemg open spaceADUsare allowedhere and throughout towvith

a SpecialPermit from the Planning Board.

Residence Bs the second largest districiallows the same uses as Residengdustwo-

family dwellings byright andthe following uses with $ecial Permitfromthe Planning
Board and site plan approval fronhé Select Boardapartmeng garden apartmers
townhouses, lodging hogissanitariums, and conversion of an existing dwelling to
accommodate one additional unit over that otherwise permittezl minimum lot size of
7,000 square feet is small enough teasonably allowthis range of multifamily
development in the distrigt a moderate costut limiting lot coverage to 20% and height

to 30 feet can make it difficult to achieve the economies scale necessary to facilitate
multifamily development greaterattn two units.

TheNeighborhood Busines®istrictis one parcd and an example of spot zoninghe
bylaw allowsmixeduse development oétail sales and services and residential usas in
singlebuilding.By Special Permitp tofive dwelling unitgre allowedabovethe ground
floor of a building or in the basemenand existingsinglefamily residence can be
convertedto up to two dwelling units with site plan approval from $eéect Boardn
addition to the Special Permikhemaximumniot coverage of 50%, minimum lot size of
10,000 square feet, and minimum setbacks of 15 &letv development of a reasonable
portion of the siteExisting dimensional requirements limit maximum height to 30rf2&t
storieswhichmay be too low to adecately allow the construction of the maximum number
of dwelling unitallowed

TheCentral Busines®istricti s t he cor e of ,cdvenngseldtipancéls downt own
in the center of towalong Main Steet. By special permit, dvelling unit€ancover up to

50% of the first floorand are allowedabove thegroundfloor. Dimensional requirements

support this type of development by waving minimum lot size, frontage, and setback
requirements, and allowing 100% lot coveradgut height is limitetb 45 feet, or

approximately four storiesvhichcould hinder this type of development as the higher cost

of land in the downtown area, coupled with increasing construction costs, may require

developers to build higher than four stofiesrder forprojectsto be financially feasible

TheCommercial IIDistrict appliesto several parcels around Montvale Avenue, Gould
Street, and Central Streetnd the Commercial Il Districapplies to one parcelBoth
districtsallow only elder congregate housing hbyght. Dimensional requirements in both
districts support this type of development through a lot coverage of 75%, maximum height
of 65 feet, and minimum setbacks of-1® feet. These requirements allow for up to six
stories to be built on the majority of the siiewevera relatively largeminimum lot size

of 20,000 square feet andrequired frontage of 100 feet prevent higher density
development Additionally,it may be necessy to assemblamultiple siteso reach the
minimum lot size, whaduld be prohibitive for developers.
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TheMedical Districiapplies toa small number gfarcels andallows residential uses not
exceed40% of the total site area with site plan approveibm theSelect BoardThe
maximum height of 65 feet supports this type of residential develofypaitowing up to
six storiesbuta minimum lot size of 40,000 square féetits the number of parcels where
development can occand minimum frontagef 150 feet, 40%Ilot coverage, and minimum
setbacks of 2650 feet makes for inefficient use of land

TheMedical/Office/Residential Distriatovers some large parcels in the soutiowh and
allows garden apartments (maxim8éunits pelacre) and townhgses (maximub® units
peracre)byr i ght i f t hese peodedlopmentitaleccalbws2ltied u
congregate housing hyght, and assisted living facilities with site plan approval from the
Select BoardThe maximum height of 65 feet andimumm setbacks of 180 feet support

this residential developmeby allowing up to six stories to be built with minimal setbacks.
Conversely, a mimum lot size of 200,000 square festay require developers to
aggregate a number of parcelsyhichincreass development costand minimum lot
frontage of 150 feet and maximum lot coverage of 30% does not allow for efficient use
of land.

The Senior Residential Overlay Districapplies to severalparcels around Montvale
Avenue Gould Steet, and Central Seet, andallows singleand twofamily dwellings,
apartments, garden apartment@nd townhouserestricted to senior householdigh a
gecialpermitfromthe Planning Board and site plan approval from $edect BoardThe
maximum lot coverage of 75%,mmum setbacks of 115 feet, and maximum height of
65 feet are supportive of this type of developmastthey allow up to six stories to be built
on the majority .dHehighmimnaum btesizetos217,8a0rsguarafeet a
howevermay meardevelopers have to purchase numerous parcels.

TheResidential/Business Overlay Distrietpplies to severaparcels around Maitreet
and allows up to five dwelling units on all floors with the séimensionalequirementas
the Senior Residential OagyrlIDistrict

TheEast School Overlay Distriejpplies tooneparcel andallows up tahreedwelling units

by right Thebuilding heightimit of40 feet and lot coverage of 50%upport this type of
development by allowing up to 3.5 stories to be builtaolkarge portion of a siteBut
existing dimensional requirements may hinder this type of developmszttibgminimum

lot sizeat 20,000 square feet, minimum frontagiel 50 feet, and a minimum front setback

at 40 feet. These requirements restrict the maximum land area for development, whic
coupled with the threenit limit, increase development saist preventing economies of
scale

The North Elementary School Overlagpplies tol parcel andallowsup to 12 dwelling
unitsin a structurewith 2 bedrooms or les by right. The minimum frontage of 50 feet,
setbacks of 1680 feet, and maximum building height of 40 feet are conducive to this type
of developmentsthey allow for 3.5 stories to be built on the majority ofide But he
minimum lot size of 100,000 square feet can hamper this type of multifamily developmer
as it increases land costsan area wherghe maximum number of dwelling uaitswed
cannot compensatgth economies of scale
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Finally, theFallon Road Residential Overlayapplies toa portion oftwo parcekin the

south oftown andallows apartments and townhouseth up to 410 dwelling units at a
maximum of 20 units per adog right. The raximum building height of 65 feet and minimum
setbacks o0fl0-20 feet support this type of development by allowing ugbtstories to be

built with minimum setbackRequirements that may hinder apartment houses and
townhouses include a minimum lot size of 200,000 square feet, minimum frontage of 150
feet, and maxmum lot coverage of 30%The large lot sizerequirementincreases
purchasing costs, while the minimum frontage and maximum coverage limit the developable
land area. Nonetheless, these limitations are balanced by the density allowances.
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Table4 Stoneham Zoning Bylaw, Residential Uses

DISTRICTS OVERLAY DISTRICTS
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DU =Dwelling Unit
SP BS =Special Permit from tH&elect Board
BA = Board of Appeals

Source: Town of Stoneham Zoning Bylaw, 2017




Figure31 2018 Zoning Map, Stoneham
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